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Intent

Ocean City’s
Upper
Downtown Area
Should Have...
... Pedestrian-friendly corridors
... Attractive buildings that reflect a traditional theme and
are properly designed and maintained
... Mixed-use buildings
... Buildings that are adaptable and have an architectural variety
... A distinct character separate from the rest of Ocean City
... Landscaping that defines space, provides shade and
improves air quality in public spaces and parking lots
... Identifiable neighborhoods or districts
... Attractively screened parking areas
... Multiple means of transportation
... A fee-in-lieu of parking program to enhance parking
improvements
... An incentive system for preserving special and historic
buildings and new development
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The Upper Downtown Area district extends between
3rd Street (on the south) and 17th Street (on the north) in the seaside resort
of Ocean City, Maryland. This District also extends from the Boardwalk (on
the east) to the Bayside (on the west) of Ocean City.

St. Paul’s
By The Sea
Episcopal Church
~ 3rd Street & Baltimore Avenue
This was the second church
to be erected in the Ocean City.
The cornerstone was laid in 1900
and the church was completed
and consecrated in 1903.
The church was originally
built on exposed pilings,
allowing storm surges to
pass beneath the building.

This area of Ocean City contains a mixture of hotels,
motels, cottages, commercial and restaurant uses, and several entertainment
attractions that provide for a distinctive area. Much of this area was developed
during the 1920’s and continues to retain its special charm. The buildings
share a fairly uniform scale and architecture.

This area contains similar architectural
characteristics with the downtown area directly south of this district.
Common elements are simple building design, ample porches, pitched
roofs, and light colored buildings. However, the differences between the two
areas are evident. This Upper Downtown Area is generally more residential in
use and possesses a well-defined and utilized alley system. The standard lot
size is also larger (50’ wide by 142’ deep). Architectural definition is seen in
the area’s numerous cascading stairways and attractive entranceway
features, containing elaborate porticos and doorways. Some of the area’s
buildings also contain decorative rail features located above porch areas.

This area is undergoing tremendous development
pressure. Fearful of the introduction of new building types that could
compromise the community’s architectural character, residents of this area
asked the Ocean City Development Corporation
to formulate design standards that will
complement and enhance the established
design tradition of their community.
Contained within this Design Manual are the
recommended standards the OCDC believes
are necessary to sustain the integrity of this
area’s building character for future development
and redevelopment projects.

Illustration by James Delzell

Introduction

1

Ocean City Development Corporation

“The Upper Downtown Area has
a unique charm and character
that defines an era of Ocean City
that should be preserved.”

~ OCDC Board of Directors

"The Benson"

The revitalization of the Upper Downtown Area

9th St. & Baltimore Avenue
Circa 1940

is necessary in order to attract visitors and residents. Whether it is a new
commercial area, or a renovated residential unit, the private investment
targeted to these projects will have positive effects throughout the community,
if properly planned and designed. A healthy and vibrant Upper Downtown
Area will create a strong economic base and increase the tax base that will,
in turn, encourage additional quality redevelopment.

A critical ingredient in any development and
redevelopment process is the presence of strong urban design characteristics.
Successful revitalization projects in cities that have created vibrant communities
and downtowns have included four key elements:

• Design standards
• Streetscape amenities
• A comprehensive theme
• Community consensus and commitment

It is very apparent that the Upper Downtown Area has
a unique architectural theme that needs to be reflected in new development
projects as well as renovation of existing buildings. There are many challenges
to promoting new complementary building types, such as flood elevation,
the existing five-story zoning district, and intense traffic flow. The creation
of design standards for this district is necessary to guarantee that new buildings
adhere to the existing scale and character of this neighborhood. These standards
will not only provide a sense of security to present residents, but also to
future developers who wish to reduce risk of their investment dollars. The
design standards also provide design incentives to encourage compliance
and reward projects that meet specific development objectives.

Design Standards Upper Downtown Area (Draft)
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Vision

Upper
Downtown
Area Map
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the design standards
(harbor island
and mallard island)
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Boardwalk & 12th Street, Looking North
Mayflower, Stephen Decatur,
McCabe Apartments & Commander Hotel
Circa 1940

3

3 R D S T.

Ocean City Development Corporation

ATLANTIC OCEAN

BOARDWALK

BALTIMORE AVENUE

1 0 T H S T.

PHILADELPHIA AVENUE

AVENUE
LOUIS

1 2 T H S T.

1 1 T H S T.

S T.

AVENUE
EDGEWATER

ASSAWOMAN BAY

1 3 T H S T.

DESIGN STANDARDS MANUAL
The Upper Downtown Area Design Standards manual

Intent of the Manual

provides regulations and guidelines for private improvements. The goals of
these regulations and guidelines are flexible and allow for creative design
solutions that are consistent with the overall plan to revitalize this area of Ocean
City. Many references are mandatory by using the words “shall” and “prohibit”.
Other references are merely advisory and use the terms “encourage,”
“discourage,” “should,” and “should not.”

The Upper
Downtown Area
Should Have:

Illustrations shown in this document exemplify the concepts described by the
standards. The examples are just that, examples. They are not the only
acceptable solutions.

a.

applicability

The manual applies to all land within the Upper
Downtown District, except the Boardwalk. The standards address site
design, scale, signage, architectural design and landscape design. The
standards apply to all construction, unless specifically referenced, including
new buildings, rehabilitated buildings, and signs. These Upper Downtown
Area Design Standards are an overlay to the zoning districts of this same
area. Whenever these standards conflict with underlying codes and standards,
the overlay standards shall supercede. When not specifically referenced, all
other City codes and regulations shall apply.
The Town of Ocean City may grant special allowances to the requirements
outlined within this document to encourage preservation, revitalization, and
redevelopment within the area defined by these standards.
The Upper Downtown Area District encompasses the area within the following
locations: North-17th Street, West of Philadelphia Avenue and 15th Street,
East of Philadelphia Avenue. East-Boardwalk; South-3rd Street; West-Bay.
Building facades that front the Boardwalk are exempt from the design
standards of the district, but must adhere to the existing underlying zoning
district. See map.
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• PEDESTRIAN FRIENDLY
CORRIDORS
• ATTRACTIVE BUILDINGS,
WHICH REFLECT A
TRADITIONAL THEME AND
ARE PROPERLY DESIGNED
AND MAINTAINED
• MIXED-USE BUILDINGS
• BUILDINGS THAT ARE
ADAPTABLE AND HAVE AN
ARCHITECTURAL VARIETY
• A DISTINCT CHARACTER
SEPARATE FROM THE REST
OF OCEAN CITY
• LANDSCAPING THAT DEFINES
SPACE, PROVIDES SHADE AND
IMPROVES AIR QUALITY IN
PUBLIC SPACES AND
PARKING LOTS
• IDENTIFIABLE NEIGHBORHOODS
OR DISTRICTS
• ATTRACTIVELY SCREENED
PARKING AREAS
• MULTIPLE MEANS OF
TRANSPORTATION
• A FEE-IN-LIEU-OF PARKING
PROGRAM TO ENHANCE
PARKING IMPROVEMENTS
• AN INCENTIVE SYSTEM FOR
PRESERVING SPECIAL AND
HISTORIC BUILDINGS
AND NEW DEVELOPMENT
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Use of the Design Standards Manual

"Growth is
inevitable and
desirable,
but destruction
of community
character is not.
The question
is not whether your
part of the world
is going to change.

The purpose of these standards is to encourage development which exemplifies
the best professional design practices so as to enhance the visual quality of
the environment, benefit surrounding property values, and prevent poor
quality of design.
The Upper Downtown Area Design Standards are intended to guide property
owners, builders, architects and engineers in designing projects that will be
compatible with and improve the quality of the existing community in which
they are sited. However, if a particular project is unable to meet the intent
of these standards due to unique project issues, the Town of Ocean City may
elect to work with the property owner to assure the project meets
this manual’s overall objectives.
All exterior renovation to existing structures, and new construction of
commercial, office, residential, and mixed-use development, shall adhere to
these standards. Nonconforming signage shall be brought into compliance
in accordance with the schedule described in on page 37 of this manual.

The question is how."
Edward T. McMahon,
The Conservation Fund

b.

CITY REVIEW PROCESS

Prior to formal review, applicants shall meet with the Town’s Department of
Planning and Community Development to discuss the proposed submission.
Once submitted to the Town’s site plan process, the application will follow
the regular Town review procedures as defined by Town Code 110-181
through 110-184. The Ocean City Development Corporation shall be provided
an opportunity to comment on all site plans submitted under these standards
as part of the Development Review Committee process of the Town. Such
comments will be forwarded to the Department of Planning and Community
Development.

Baltimore Avenue
circa 1920

Note:

Two way traffic pattern.

Use of the Design Standards Manual
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11th Street & Baltimore Avenue

Common and
encouraged
design elements and
architectural
characteristics
associated with the
traditional styles
include the following:
• simple building masses
with gable or hip roofs
of varying shapes and
pitches. gable, shed,
or hip dormers
• generous porches with
large-scale columns on
first and second floors
• second floor porches
overlooking the street
with cascading stairways

The architectural character of turn of the century
Ocean City can best be described as “Seaside Cottage.” Although some of
these original buildings incorporated elements of Victorian or Queen Anne
design into their facades, they remain unique to this area and elegant in
their simplicity. To retain this uniqueness and to create a “sense of place,”
these buildings should serve as a model for future development of this area of
Downtown. By following these regulations and guidelines we hope to encourage
development and redevelopment that bears resemblance to the early buildings
and maintains the scale and more traditional character of this part of town.

The common characteristics of the seaside cottage
style are still apparent today in the many buildings which remain from that
era. These buildings are simple geometric forms of 2 to 4 stories with
pitched roofs. The wide variety of dormers and gable ends which grace these
rooflines add to their unique charm.

Windows and doors are generally arranged in a
symmetrical pattern creating a very balanced facade. The windows are tall,
often rising to the ceiling line, to maximize air circulation.

The porches are wide and spacious. They areusually
lined with rocking chairs and are supported with large white columns either
round or square. The columns are connected with rounded railings and
square pickets.

Design Standards Upper Downtown Area (Draft)

• traditional clapboard
and shingle siding
• brick chimneys
• colonnaded walkways,
with roof overhangs
• large plate glass
storefronts
• decorative railings,
trellises, gates, mostly
white painted fences
and railings
• window awnings
• columns with bases
and capitals
• articulated relief
detailing that emphasizes
space, shadows and depth
• frieze boards, gable
brackets, and exposed
rafter tails
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Building Character

The relationship of buildings to the street
creates the “outdoor room” which defines the neighborhood. It
is also important that taller, new buildings be designed to
integrate with older, existing buildings.

New buildings may be larger than existing
25’ - 50’

10’-20’

Small scale detached buildings are appropriate
for residential and light commercial streets.
This may develop lot by lot or by multiple lots
developed to yield the same effect.

traditional structures. However, the height, width and roof design
guidelines referenced in the Manual are intended to break up
the scale of such larger buildings.

Buildings within the neighborhood have a
similarity of height with most between two and four stories.
However, buildings should be allowed to be constructed to the
height permitted in its designated district.

REQUIRED
(1) building mass shall be articulated by varying
building volume, roof heights and roof types.

Medium scale attached buildings are appropriate
for residential and commercial streets.
This example shows a range of complexity
and means of breaking up streetfront massing
with traditional elements.

(2)

new construction on two or more lots shall
respect traditional building widths by
maintaining a similar division of the facade to
maintain this progression.

(3)

to ensure that new buildings are compatible
with the existing character and scale of the
district, such projects shall be organized
into visible building increments of no more
than 50 feet in width.

ENCOURAGED
(1) the building height of renovated or newly
constructed buildings should relate to the
character of the neighborhood except in cases
where existing structures are in conflict with
the design guidelines.

To provide a comfortable and interesting pedestrian
experience,the ratio of building height to the distance
between buildings must relate to the human scale.
For this purpose, urban planners recommend a ratio of
approximately 2:3 or, 2 feet in height for every 3 feet of
distance between building walls on the opposite street.

Building Mass
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This is a concept only ~ other ratios are acceptable,
but this ratio is the ideal for the average street in
upper downtown Ocean City.

Ocean City Development Corporation

The size, bulk and scale of new buildings should
be generally compatible and in scale with adjacent structures in the
surrounding neighborhood. However, some variety is encouraged.

Where the proposed structure is significantly taller
than existing adjacent structures, one or more of the following methods
should be used to make the structure compatible:

types that minimize
building mass at the perimeter

Avelon Hotel
1st & Baltimore Avenue
Circa 1918

(1) roof
(2)

architectural treatments such as varying
building materials, window size and color

(3) large

building facades broken into smaller units

“ Urban
villages
evolve one
building
at a time.”
~ David Sucher , City Comforts
How to Build an Urban Village

8th Street looking East

Design Standards Upper Downtown Area (Draft)
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Building Compatibility

a.

building facades

The facade is literally the “face” of the building.
Windows act as “eyes on the street,” contributing to street activity and
improving safety. Proper detailing of windows and doors contributes to
architectural quality, both in the rhythm of these openings, and the detailing
of each opening itself.

Harrison Apartments
904 Baltimore Avenue

REQUIRED
(1) buildings that occupy more than fifty feet of frontage
shall be designed to appear as several smaller but
related parts of a larger structure.
(2) quality materials shall be integrated, especially on the
ground floor. special attention shall be paid to windows
and entries.
(3) the general pattern of windows and doors shall follow
the traditional rhythm on individual streets.
ENCOURAGED
(1) although architectural styles may vary from building
to building, similar combinations of entries and
storefronts should be encouraged.
PROHIBITED
(1) false windows and doors on first floor facades.
(2) front walls without window or door openings,
unless first floor is parking.

Atlantic House
Bed & Breakfast

5th Street & Baltimore Avenue

Illustration by James Delzell

Building Facades
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b.

commercial facades
Commercial buildings of downtown are diverse
in period, style and materials and show common attributes that should be
reinforced and strengthened when the opportunities arise.

REQUIRED
(1)

storefronts shall be generally traditional in design,
with large windows and traditional trim and sign
elements.

(2)

regularly spaced windows in the upper facade, with
attention to their rhythm and form.

(3)

buildings that contain office and professional uses
shall provide window openings and detailed entrances
that maintain pedestrian and visual interest
along the sidewalk.

(4)

individual shop or tenant spaces shall be expressed on a
building’s exterior through the rhythm of openings,
walls and columns, as well as the careful use of color
and material change.

(5)

glass on storefronts shall be transparent, for proper
“visual merchandising” and natural surveillance.
first floor windows shall not exceed 8 feet in height
or 10 feet above grade.

“ When we
build, let us
think that
we build
forever.”
~ John Ruskin

ENCOURAGED
(1) appropriately designed and detailed awnings and
canopies above the ground floor that provide shade and
architectural interest.
(2)

commercial structures that front the
street and provide a distinct contrast
to the surrounding residential
community.

(3)

one building entrance should be provided
every 25 to 50 feet to encourage a high
level of pedestrian activity to the street.

(4)

sidewalk areas or courtyards large
enough for merchandise, cafe’ seating
and other lively uses.

Layton’s Restaurant

16th Street & Philadelphia Avenue

Conceptual Storefront
Design Standards Upper Downtown Area (Draft)

Illustration by James Delzell
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Commercial Facades

c.

side & rear building
facades
Building design character shall be consistent
over the entire building, especially where the building will be visible from
publicly accessible areas such as streets, alleys or parking areas. Although
details may be simplified, elements such as finish materials and architectural
details should be consistent on each building facade.
When a building abuts a side property line in the interior of the block, and
when that building’s side wall is likely to remain visible for an extended
period of time, the building’s exposed facade should reflect a design
treatment consistent with the building’s established street-front design.

8th Street & Baltimore Avenue

Corner buildings are considered to have two front facades. The corner buildings
should be distinctive with rounded or angled corners to facilitate pedestrian
flow. Facades shall relate to the scale and massing of buildings on their
respective streets.
On bay front properties, the side of the building facing the bay shall be
considered either the “front,” or “street side,” of the building, subject to
review.

d.
5th Street & Baltimore Avenue

foundations

Foundations serve a functional purpose to provide
the structural support for buildings.

Exposed areas of foundations shall consist of
one of the following materials:

PERMITTED
(1) brick
(2) concrete
(3) parged cinder block
(4) old style rustic block
other materials subject to approval.
LATTICE OR SCREENING SHALL BE REQUIRED BETWEEN
PILINGS.

Old Style Rustic Block

Side & Rear Facades
Foundations
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e.

materials & textures
Facade standards are intended to preserve the

Clapboard

traditional character of the area. The choice of materials for building
facades is critical to achieving this goal. The wood shingled and clapboard
exteriors of the early buildings add character to the often simple structures
that they adorn. The use of these patterns and textures will ensure that new
construction is compatible with its older neighbors. When the availability of
traditional materials is limited, contemporary materials that provide a
traditional appearance and are compatible with the objectives of these
guidelines are allowed.

Natural

PERMITTED
(1) horizontal clapboard
(2) shingles
(3) board and batten in upper story gable ends only
(4) wood, fiber cement, or other composite materials,
as may be approved by the ocdc
(5) heavy gauge vinyl siding
(greater that .040” or thicker).
(6) brick
(7) exterior insulation finished system (i.e. “drivit”) may
be used above 5th story, subject to approval.

Cedar Shingle
Natural

Fish Scale Shingle
Natural

PROHIBITED
(1) aluminum siding
(2) light gauge vinyl siding (less than .040”).
(3) texture 111 siding
(4) diagonal siding
(5) split face block
(6) exposed salt treated wood.
all other materials subject to approval

Composite Shingle
Synthetic

Fiber Cement

Vinyl Shingle

Synthetic

Design Standards Upper Downtown Area (Draft)

Synthetic
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Materials & Textures

f.

openings & entries

The general pattern of windows and door openings
shall follow the traditional rhythm on individual streets.

Windows
Required to be of a generally traditional type
(rectangular or square), but open storefronts and unique bays are encouraged.
All windows shall be recessed a minimum of 2” from face of building to
enhance shadow line around opening.

ENCOURAGED
(1) first floor windows should be wood framed or
composite with a traditional grid.

Walker House
Baltimore Avenue - 1910

(2)

windows should be in a vertical or square pattern.
transoms above windows.
(4) mullions are encouraged on all windows.
(3)

all other window styles subject to approval.

9th Street & Philadelphia Avenue

Openings & Entries
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14th Street & St. Louis Avenue

Ocean City Development Corporation

Doors
Primary Entries
Primary building entries should be consistent with the chosen architectural style.

REQUIRED
(1) door materials shall be wood, metal, fiberglass
or vinyl.
ENCOURAGED
(1) doors that are flanked by columns, decorative fixtures
or other details.
(2)

doors that are recessed within a larger arched or
cased decorative opening.
(3) doors that are covered by means of a portico projecting
from or set into the building face.
(4)

doors that are punctuated by means of a change in roofline,
a tower or break in the surface of the wall.

(5)

transoms above doors.

PROHIBITED:
(1) corrugated metal roll down doors visible from
a public right of way.
all other door materials and styles subject to approval.

Secondary Entries
Secondary entries should be enhanced with detailing, trim and finish
consistent with the character of the building and the primary entry so they
are attractive and easy to identify while remaining visually subordinate to the
primary entrance.

Service Entries
Service entries should be designed with simple detailing so as to blend into
the surrounding building facade. Where trash or storage areas are located
in conjunction with service entries, such areas should be enclosed and
screened by the use of design elements that are consistent with the
particular style of building.

Design Standards Upper Downtown Area (Draft)
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Doors

g.

porches
Porches are a defining element of the area’s
seaside architecture. They provide a relaxed and shady place where residents
and pedestrians can comfortably relate to one another. This interaction
creates a vital sense of community. Front porches are encouraged on all
residential buildings and hotels.

9th St. & Philadelphia Ave.

REQUIRED ELEMENTS OF PORCH
(1) porches shall be a minimum of seven (7) feet deep.
porches above the third floor shall be integrated
into the building mass but shall not extend beyond
the front building line. these porches may be less
than seven (7) feet deep.
(2) porches shall be supported by large square or
round column posts, minimum 6” x 6”.
(3) columns shall be connected by traditional railing
with pickets, no higher than 36” in height,
unless required higher for safety.
(4) railings and columns shall be wood, metal, vinyl or
other approved composite materials.
(5) all railings shall be white or a light trim color
compatible to the building.
(6) pressure treated wood shall be clad in appropriate
materials like polyvinyl chloride or fiber cement.

14th St. & Jacqueline Avenue

ENCOURAGED
(1) columns and piers should be spaced no farther
apart than they are tall.
(2) open porches may extend into the front setback area,
up to seven (7) feet.
PROHIBITED
(1) front porches enclosed by screen, glass, or any
other material.
all other porch designs subject to approval.

Catholic Home on 13th Street,
part of the original building still
exists as The Broadripple Hotel
13th & Baltimore Avenue
Porches
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Avondale Hotel

Northeast corner of Talbot Street & Baltimore Avenue - circa 1910

h.

covered walkways

Covered walkways on the front of a commercial
property allow for a wider walking area as well as a means to provide shade
on hot, sunny days. Covered walkways are encouraged on all commercial
buildings. Awnings are also encouraged in place of covered walkways.

Conceptual
Covered Walkway

REQUIRED
(1) covered walkways shall be a minimum of seven
(7) feet deep.
(2) covered walkways shall be supported by large
(6” x 6” minimum) square or round column posts.
(3) columns shall be wood, metal, vinyl or other
approved composite materials.
(4) pressure treated wood on a covered walkway,
including columns, shall be clad in appropriate
materials like polyvinyl chloride or fiber cement.
(5) covered walkways shall remain open.
ENCOURAGED
(1) open covered walkways may extend into the front
or side setback area.
PROHIBITED
(1) covered walkways enclosed by screen, glass, or any
other material.
(2) railings that will prevent easy pedestrian flow,
unless required for safety

Illustration by James Delzell

all other covered walkway designs subject to approval.

Design Standards Upper Downtown Area (Draft)
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Covered Walkways

i.

decks & exterior stairs

Decks and stairs should relate to the mass, scale,
placement and detailing of a building and should be consistent with
traditional architecture

REQUIRED
(1) open exterior stairs (covered or uncovered by a roof or
canopy) located in a front yard shall service the first
floor and/or second floor only.
(2) open exterior stairs (covered or uncovered by a roof or
canopy) located above the first floor may be located
not more than 6 feet into a rear yard setback, subject
to fire and building code height.
(3) railings shall be open in design and shall not exceed
the required minimum building code height.
(4) wood materials such as flooring, edge bands, columns,
trim, and railings shall be painted or stained.
(5) all pressure treated wood on exterior stairs and decks
visible from a public right of way shall be clad in
appropriate materials like polyvinyl chloride or fiber
cement.
(6) stairs shall not encroach into a required eight (8)
foot sidewalk.

11th Street & Wilmington Lane

ENCOURAGED
stairs above the first floor in a rear yard or other
permitted area should be integrated within the
footprint of the main building to the extent
possible. stairs should be constructed of sturdy
materials and should be painted or stained.
all other decks and exterior stairs subject to approval.
(1)

Baltimore Avenue

j.

awnings

Awnings serve a functional purpose by protecting
shop windows and residential rooms from intense direct sunlight.

REQUIRED
(1) awnings shall be of a durable, commercial grade
fabric, canvas or similar material. awning frames and
supports shall be of painted or coated metal or other
non-corroding material.
ENCOURAGED
(1) street level awnings may be continuous.
(2) brackets and supports should be decorative,
preferably of wood or wrought iron, and designed
to visually complement the architecture.
PROHIBITED
(1) glossy finish.
(2) backlit awnings.
all other awnings and placement are subject to approval.

11th Street

Decks, Exterior Stairs
Awnings
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k.

colors

Exterior colors play an important role in the way

“The
job of buildings
is to improve
human relations:

a building and its details are perceived. Color can be used to enhance or
draw attention to specific parts of a building such as entries and highlight a
building’s architectural style. Colors can be used to mask or diminish the
visual importance of features such as service entries or storage and trash
areas.

REQUIRED
(1) primary exterior colors shall be light and muted.

architecture

ENCOURAGED
(1) trim and detail colors should provide
contrasting accent.
(2)

colors should represent the architectural style
of the building.

(3)

materials with natural colors such as brick or
copper should be left unfinished, unless there is
a compelling reason to the contrary.

(4)

must ease them,
not make
them worse.”
~ Ralph Erskine

bright or intense colors or very dark colors should
be used sparingly and should typically be reserved
for more delicate or intricate design elements
such as grille work, as well as features such as
awnings, signs and flags.

all other color concepts subject to approval.

Design Standards Upper Downtown Area (Draft)
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Colors

Gable Roof

a.

roof design

Roofs are a defining element of a community’s
history and character. The most common forms of roof type in this neighborhood
are pitched, gabled and hipped roofs.

REQUIRED
(1) roofs shall be simple and basic in mass and form.
(2) roofs shall be gabled or hipped.
(3) roofs of buildings up to 50 feet shall be pitched
with an angle no less than 6 feet to 12 feet or
greater than 12 feet to 12 feet; roofs of buildings
greater than 50 feet shall be pitched at an angle
appropriate to the size and design of the building.
this requirement shall not apply to porches and
other appurtenances.
(4) buildings with frontage that exceed 50 feet shall
incorporate changes in roof form or type, which serves
to reinforce the expression of the traditional building
width. architectural elements designed to break up
roof lines shall replicate traditional features such as
dormers and eave detail. they shall appear to be part of
a habitable space of proper scale and proportion.
unrelated geometric forms are unacceptable.
(5) roof-mounted mechanical equipment shall be
screened from view by roof forms that are designed
as an integral part of the building architecture.
(6) new design shall respect the alignment of neighboring
building cornices or rooflines and other horizontal
elements.

Hip Roof

Exposed Rafter Tabs

ENCOURAGED
architectural enhancements should be
provided by dormers and decorative trim.
(2) exposed rafter ends (or tabs) at
overhangs.
(3) gable end brackets.
(1)

PROHIBITED
flat roofs in new development,
as described in this manual.
(2) roof signs.
(1)

all other roof designs subject to approval.

Note: Use Of Dormers To Break Up Roofline
Roof Design
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private
improvements

Historic Ocean City Roofline
circa 1915

dormers

Hip Dormer

Gable Dormer

Traditional dormers,
such as shed,
gable and hip,
are encouraged.

They should be
modest in proportion
to the overall
roof shape.

b.

roofing materials
REQUIRED
(1) shall be asphalt shingles, standing seam metal,
composite shingles, or wood shingles.
ENCOURAGED
(1) existing flat roofs should be light colored to be
generally heat reflective, and may be bituminous,
built up or single ply roofing.
all other roofing materials subject to approval.

Design Standards Upper Downtown Area (Draft)
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Roofing Materials

People with special needs should be able to
enjoy public and private places. Therefore, it is important to provide access
according to Americans Disabilities Act and State of Maryland codes.

ENCOURAGED
(1) to avoid duplication, the development of shared
handicapped access on neighboring lots
(2)

floor levels should be “similar” on neighboring lots.

(3)

all ramps on the side of the buildings should have a
clear entry from the street.

(4)

it is preferable to place handicapped ramps in the side
setback area rather than front setback area.

If handicapped ramp or accessway is not easily visible, signs should direct
patrons to the ramp or accessway.

PA R K I N G
ZONE

BULD.
ZONE

MULTIPLE
TENANTS
STORE A

STORE
B

PORCH
ZONE
PEDESTRIAN
ZONE

RAMP UP

In providing for accessibility,
ramps should be provided
in ways which minimize
obstructions of the sidewalk
to porches and entrances.
This is best achieved by providing
ramps perpendicular to the
sidewalks.
These ramps may serve
multiple tenants with
shared porches or arcades.
*Example only.
Other solutions may be
acceptable.

STREET

Accessibility & A.D.A.
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Fences can be an attractive means to separate the
public and private sector realms. A fence is a special detail to be included
in the traditional style of development for the area. Fencing, garden walls,
or hedges are strongly encouraged and should be placed along all
unbuilt rights-of-way which abut streets and alleys.

REQUIRED
(1) made of wood, metal, or other material as approved.
(2) painted or stained materials shall be
white or light colored
(3) traditional, not industrial or institutional
ENCOURAGED
(1) generally fences in the front of one’s property should
not be higher than 36”.
(2) fencing of the rear yard should be higher but not
exceed the city regulations for height.
(3) solid privacy fences are permitted in rear and side yards,
but not in front yards.
PROHIBITED
(1) chain link
(2) barbed wire fencing.

11th Street
Fencing separates private
from public property

Screening is a valuable tool to hide items that
generally are not attractive.

REQUIRED
(1) shall be made of wood, synthetic material, or masonry
(decorative block, brick, or stone).
(2) landscaping in front of screening material.
other materials subject to approval.

Screening of first floor
parking area.

Design Standards Upper Downtown Area (Draft)
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Fencing & Screening

(off-street parking)

Providing off-street parking will lessen congestion
on the public streets and thoroughfares. Parking regulations promote the
public safety and welfare by establishing minimum requirements for the
off-street parking of motor vehicles. The challenge of locating parking is to
provide convenient vehicle storage without compromising or detracting
from the pedestrian character of downtown. Even with a strong public
transit system, adequate parking is essential to maintain economic
viability. Consolidated parking structures and surface parking should be
designed to blend into the urban fabric of the area. In order to encourage the
development envisioned by this manual, the following changes to the
parking regulations in Section 110 of the Code of Ocean City should be
considered.

“… the basic rule
must be to put
the parking
out of sight.”
David Sucher ~ City Comforts
How to Build an Urban Village

OCDC recommends the creation of a fee-in-lieu-of
parking program to be developed by the Mayor and City Council. A common
technique for addressing the special nature of district parking is to offer a
voluntary program whereby developers and property owners can pay a fee
instead of providing all or a portion of their required off street parking.
These fees are used to help fund public parking improvements.

a.

parking requirements
(1)

Private Parking
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parking requirements - the parking requirements
contained in sec. 110-932, which apply to all of ocean
city, should be studied to determine if they are
appropriate for the area.
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b.

parking
design standards

Basic design standards for parking lots and spaces are found in Section 110935 of the Ocean City Code. Landscaping requirements are found in Chapter
98, Article 2 of the Code. In addition, the following design considerations
apply to parking in the downtown.

REQUIRED
(1) parking shall be screened from the public right of way
by landscaping, fencing or architectural detailing.
parking shall be located in the rear of buildings or
within the building footprint, so as to appear to be part
of the main building. see examples on pages 25 and 26.
interior lots shall be provided special consideration
for parking layout.
adequate lighting shall be provided for off-street
parking spaces in accordance with section 110-876 of the
ocean city code. the scale and style of lighting fixtures
shall be compatible with the overall architectural
character of downtown, and should not be taller than
12 feet.
(3) parking areas abutting public rights-of-way shall be
screened by attractive landscaping, fencing, and/or
architectural detailing.
(2)

Howard Johnson Motel
12th St. & Baltimore Ave.

Note:

This illustrates an
attractive multi-level
parking structure that
is properly screened
and landscaped.

ENCOURAGED
(1) where feasible, access to parking lots
should be off secondary streets and
alleys to minimize vehicular penetration
through the commercial street frontage.
(2) parking areas should be designed to
minimize curb cuts.
(3) permeable alternatives to asphalt and
concrete paving are encouraged.
(4) parking structures should incorporate
retail and/or residential uses along the
first floor street frontage.
(5) parking structures should be designed
with similar massing and articulation
principles as other buildings,
including architectural detailing,
material change, and stepped back
upper floors.
(6) parking lots and structures should
provide pedestrian-scale enhancements,
with clearly marked entries and
exits and protection from traffic.
other parking designs subject to approval.

Design Standards Upper Downtown Area (Draft)
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Private Parking Design

c.

parking screening

(new construction surface parking beneath building)
example for avenues
(other solutions may be acceptable)
~ wall with columns
• wall must be screened at parking level.
acceptable materials for wall include brick, parged
concrete or materials similar to those used in the
building’s façade.
• acceptable materials for wall must contain coordinating
columns and include decorative concrete block.
• columns, piers, outriggers or brackets must connect the
wall and the roof.

RESIDENTIAL UNIT

LINE OF
BUILDING
FOOTPRINT

RESIDENTIAL UNIT

DETAIL

SEE
DETAIL
RESIDENTIAL UNIT

DRIVE AISLE

PARKING
PORCH
ZONE

Parking Screening

25

LANDSCAPE
BUFFER
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example for side streets
(other solutions may be acceptable)
~ low wall with screening
• low wall must be a minimum of 3’0” above parking level.
wall should align with the building footprint above.
acceptable materials for wall include brick, parged
concrete or materials similar to those used in the
building’s façade.
• acceptable materials for infill above wall include
lattice, wood slats, wrought iron/vinyl fencing and
decorative concrete block.
• parking space and/or vehicle overhang can not extend
beyond the face of the building footprint

RESIDENTIAL UNIT
LINE OF
BUILDING
FOOTPRINT

RESIDENTIAL UNIT

DETAIL

SEE
DETAIL
RESIDENTIAL UNIT

DRIVE AISLE

PARKING

ROAD
PORCH
ZONE
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Parking Screening

Alleyways are important access points for
deliveries and pickup of items.
REQUIRED
(1) projects bordered by two side streets shall provide a
service alley connecting the two streets.
ENCOURAGED
service alleys should be provided in the inner
blocks of the district and wherever possible.

(1)

Upper Downtown Area
Service Alleys
Trout Lane

Dayton Lane
Wilmington Lane
Washington Lane

SIDEWALKS
A.

all sidewalks adjacent to new development (except
as provided for in subsection (b) below) shall be a
minimum of eight (8) feet in width. five (5) feet of
the sidewalk shall be within the public right of way
and shall be constructed to town specifications.
the three (3) feet of the sidewalk nearest the
building shall be on private property and shall be
constructed of pervious paving material. the width
and location of the sidewalk shall not affect the
measurement of any required yard. sidewalks shall
be installed prior to the issuance of a certificate
of occupancy.

B.

sidewalks along the side property requiring zero
(0) setback are encouraged to be eight (8) foot wide
as described in subsection (a) as as described in sec.
110-856.27, development incentives.

Fencing/Screening
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Landscape is an important feature to define,
unify and enhance development.
REQUIRED
(1) landscape shall complement and enhance private
buildings, parking areas and frontages.
ENCOURAGED
(1) landscape should screen and/or buffer views of
loading, trash areas and service yards.
(2) all areas not devoted to walkways, parking, or structural
development should be landscaped and permanently
maintained.
(3) all planting area dimensions should be consistent with
plant material requirements and the purpose of the
planting.
(4) permanent automatic low water-consuming irrigation
facilities should be provided in all landscaped areas.
(5) project landscaping should consist primarily of drought
tolerant and salt-resistant type species and should be
compatible with the character of the surrounding
architectural style of the structure.

“The physician
can bury his
mistakes, but
the architect
can only
advise his
clients to
plant vines.”
~ Frank Lloyd Wright

landscaping and building elements such as
trellises and pergolas should be
integrated into properties.
(7) where appropriate, landscape areas should
be provided adjacent to building facades
and side elevations.
(8) raised planters designed with wide ledges
that provide seating spaces should be
provided along pedestrian corridors
(9) indigenous landscaping is encouraged to
be included in the project landscaping.
(6)

Tilghman House
Jacqueline Avenue

Design Standards Upper Downtown Area (Draft)
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Landscaping

a.

purpose

The purpose of these regulations is to regulate
signs in a fair and comprehensive manner in order to protect the public
health, safety, and welfare and to enhance the visual appearance of the district
while assuring the efficient transfer of information. It shall be illegal for a
sign to be placed or maintained in this district except as provided for in
this chapter.
The regulations of signs in the neighborhoods is necessary and in the
public interest for the following reasons:
(1)

to protect the general public from damage or injury
caused or partially attributable to signs, which, by
reason of their size, location, construction, or manner
of display, confuse, mislead, or obstruct the vision
necessary for traffic safety.

(2)

to provide a pleasing, uncluttered overall environmental
setting and community appearance which is deemed vital
to tourism and the continued economic attractiveness of
this area.

to protect property values within the neighborhood.
(4) to improve the legibility and effectiveness of commercial
and governmental signs.
(5) to permit signs appropriate to the stated and planned
character of this area.
(3)

b.

definitions
(1)

Sign - Any device, structure, fixture or placard using graphics, symbols,
characters or letters which advertises or identifies any business,
organization, institution, person, product, service, event or location.

(2)

Awning Sign - A sign that is part of or attached to an awning,
canopy, or other protective cover over a door, window or entrance.

Signage
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Banner

(3)

- A sign intended to be hung with or without frames, possessing
characters, letters, illustrations or ornamentations applied to paper,
plastic, or fabric of any kind. National flags, flags of political subdivision,
and other such flags shall not be considered banners.

(4)

- A changeable copy sign, which identifies and
announces schedules for churches, schools, or other noncommercial
uses or activities.

Bulletin Board
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(5)

Construction Sign - A sign, which is located on a construction site
during construction denoting the architect, engineer, contractor, sub-contractor,
builder, lending institution, etc., affiliated with the construction.

(6)

Directional Sign - A sign, located on premise, directing traffic
movement onto or within the premise.

(7)

Free-Standing Sign- A self-supporting sign resting on or supported
by means of poles, standards or any other type of base on the ground.

(8)
(9)

Government Sign - See Public/Government Sign.
Incidental Sign - A sign whose main purpose is to direct or inform
the reader, but not to identify or advertise the primary business,organization,
institution, product or service located on the premise. Examples include
signs indicating hours of business, entrance, exit, vacancy, office,menus,
carry-out window, open house, no trespassing, no dumping, garage sale, yard sale.

Monument Sign

(10)

- A freestanding sign which rests directly on the
ground and not on a pole.

(11)

- A sign advertising an establishment, product,
service, or activity, which is not sold, produced, or provided on the
specific property on which the sign is located, e.g., “billboards”.

(12)

- A sign indicating that parking
on a parcel or site is restricted to a designated business or businesses
not located on such parcel or site.

(13)

- A sign located within a private
or public parking lot, which provides information regarding the users,
hours of operation, towing procedures, etc., of the lot.

(14)

Off-Premise Sign

Off-Premise Parking Sign
Parking Lot Control Sign

PoliticalCampaignSign - Any temporary sign intended to
identify a political party, group or candidate or to advertise an election,
referendum, meeting or similar local, state, or national political activity.

(15)

Portable Sign - Any sign whose design and/or construction is
intended to be of a portable nature, whether anchored, carried, left free
standing, towed, self propelled or attached to a vehicle or trailer.

Projecting Sign

(16)

- A sign, other than a wall sign, which projects from
a structure or building face, including but not limited to signs on
awnings and marquees.

(17)

- A sign erected by a city, county, state, or
federal government agency in furtherance of their governmental responsibilities.

(18)

Real Estate Sign - A sign advertising the sale, lease or future use of

Public/Government Sign

real estate, placed upon the property so advertised.
(19)

Residential Personal Identification Sign - A sign bearing
only street or property numbers or names of occupants of premises.

Design Standards Upper Downtown Area (Draft)
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(20)

Roof Sign - A sign located or erected on or attached to a roof and
which extends above the ridge or peak of the roof. Also included is any
sign which receives partial or total support from a roof by means of
girders, wires, etc., attached to, located or erected on a roof.

(21)

Subdivision, Project, or Multi-Family
Development Identification Sign
(Permanent) - A sign intended to identify a single family or
multi-family residential development.
(Temporary) - A temporary sign intended to announce a future
development of a project under development.

(22)

(23)

Temporary Business Sign

- A sign advertising or announcing
the initial opening of a business. This is not meant to pertain to a
seasonal opening.

Vehicle Sign - A sign or advertising device, but not a bumper sticker,
which is painted, mounted, affixed or otherwise attached to a vehicle
or trailer, which is used for the purpose of providing advertisement of
projects and services or directing people to a business, service or other activity.

(24)

Vending Machine Sign - A sign which is part of a vending machine
and advertises a product available from the machine on which it is located.

(25)

Wall Sign - A sign painted on or affixed to and mounted parallel to a
building facade or wall in such a manner that the facade or wall becomes
the supporting structure for the sign.

(26)

Window Sign - A sign installed on the inside or outside of a window,
which is visible from the sidewalk or street.

(27)

c.

Hanging Sign

- A sign that hangs from the underside of the roof of
a porch or covered walkway.

general provisions

.
Only signs specifically permitted in this chapter are allowed, and all signs
must comply with the provisions of this chapter. All permitted signs shall
be subject to the following regulations:

no sign may be placed or erected without first having
obtained the appropriate permit or approvals, unless a
permit is not required by these regulations, with review
opportunity from ocdc.
(2) a sign may be illuminated, unless otherwise prohibited,
if illumination is confined to the surface of the sign.
the sign and illumination shall be located and
arranged to avoid glare or reflection onto any public
street or sidewalk, into the path of oncoming vehicles,
or onto any adjacent property.
(1)

Sign Definitions
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(3)

other than permitted temporary signs, all signs must be
permanently attached to a structure or anchored to
the ground.

(4)

all signs shall be constructed or placed in accordance
with the pertinent requirements of the adopted
building code of ocean city.

(5)

calculation of sign area.

The sign area is the area of the smallest geometric shape or
combination of shapes, which enclose the extreme points or edges of
the sign. This area does not include supporting structures unless they
include graphics, characters or letters which advertise or identify any
business, organization, institution, person, product, event or location.
(a)
b. On a multi-faced sign, the total size of all faces shall not exceed two
times the maximum permitted square feet, and no single face shall
exceed the maximum permitted square feet.
(b)
c. The area of a sign comprised of individual letters or figures shall be
the area of the smallest geometric shape that encompasses all of
the letters or figures.
(c)
d. The area of a sign painted upon or applied to a building shall
include all lettering, wording, designs and symbols together with
any background of a different color or material than the building.
(6)

nothing in this chapter shall restrict the erection or
placement of governmental or other public signs.

(7)

amusement places and recreational areas - signs within
these areas, which do not identify or advertise the area
as an entity are exempt from the regulations of this
ordinance.

(8)

the message displayed by an electronic or computer
controlled sign may not change more often than one
(1) time each five (5) seconds.

(9)

signs that block water vistas in the public rights of
way are not permitted unless approved by agreement by
town on ocean city and input of ocdc.

(10)

signs shall not cover significant architectural detail.

Design Standards Upper Downtown Area (Draft)
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d.

prohibited signs

The following signs are prohibited in the
Upper Downtown Area and, if in existence as of the date of enactment of
this ordinance, shall be removed or brought into conformity as per the sign
amortization schedule.
(1)

signs containing statements, words, or pictures of an
obscene, indecent, or immoral character.

(2)

signs which imitate an official traffic sign or signal or
which contain the words “stop”, “go slow”, “caution”,
“danger”, “warning” or similar words.

(3)

signs which are of a size, location, movement, content,
coloring or manner of illumination which may be
confused with or construed as a traffic control device,
or which hide from view any traffic or street sign or
signal, or which obstruct the view in any direction
at a street intersection in accordance with section
66-10 of the code of the town of ocean city.

(4)

signs which are placed or erected within or project
into or over any public right-of-way or easement, unless
otherwise approved by the mayor and city council, with
review by ocdc.

signs that are attached to utility poles, trees, fences,
benches or other signs.
(6) off-premise signs of a commercial nature.
(7) portable signs and banners unless otherwise permitted.
(5)

vehicle signs as defined and regulated by chapter 66 of
the code of the town of ocean city.
(9) balloons, kites or other unattended flying device,
which are signs as defined in this ordinance and which
are meant to advertise or identify a specific business,
product, or event.
(8)

(10) signs which contain or consist of flashing, blinking,

revolving, or rotating lights, including electronic or
computerized signs, unless the sign is giving public service
information such as time, date, temperature, weather or
similar information, or as permitted in section e2(iii)3.
however, these signs are permitted on properties with
commercial zoning which face the boardwalk (atlantic
avenue) and north/south avenues in this district. signs
containing flashing, blinking, revolving, or rotating lights
which existed prior to the enactment of this ordinance,
which do not conform to these regulations are to be
brought into conformity with this ordinance and are not
located facing the appropriate avenues as specified in
section F regarding nonconforming signs.
(11)

Prohibited Signs
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permitted signs

e.
1. The following signs do not require a permit.
(a) one (1) residential personal identification sign not

exceeding four (4) square feet in size.
(b) temporary real estate signs (such as “for sale”) located

on the premise and subject to the following conditions:
(i)

Signs may not be illuminated.

(ii) The number of signs is limited to one (1) per street, which the
premise faces, and only one (1) sign may face each street. Signs
identifying a unit for sale in a multiple-family development may be
placed either on the premise of the unit for sale or in front of the
building containing the unit.
(iii) The size of signs shall not exceed sixteen (16’) square feet
and twelve feet (12’) in height.
(iv) Signs must be removed after the sale of the property.
(c) public or governmental signs.
(d) temporary political campaign signs placed or erected

prior to a federal, state or local election. such signs
must be removed within one (1) week after the election.
(e) parking lot control signs.
(f) incidental signs, subject to the following conditions:
(i)

No individual sign may be larger than four (4) square feet.

(ii) The aggregate of all incidental signs on a property may not exceed
twenty-four (24) square feet.
(iii) Signs may not exceed thirty-six (36) inches in height.
(g) vending machine signs which may not exceed the limits

of the machine on which they are located.
(h) signs located under areas covered by canopies or

awnings and within porch areas, and visible primarily to
viewers within these areas, with the following conditions:
(i)

No sign may be larger than four (4) square feet.

(ii) The aggregate of all such signs on a property may not exceed
eight (8) square feet.
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2. The following signs require a sign permit.
(a) one (1) sign identifying an approved home occupation not

exceeding four (4) square feet.
(b) one (1) bulletin board for a permitted church, school

or other noncommercial use or activity, provided it does
not exceed twenty (20) square feet and seven (7) feet in
height.
(c) construction signs, provided that such signs shall be

limited to one (1) for each firm, each not to exceed
six (6) square feet in size and no higher than three
(3) feet. all such signs must be removed prior to the
issuance of a certificate of occupancy.
(d) subdivision, project or multi-family development

identification signs (temporary) - one sign on each
street frontage, each sign not exceeding thirty-two (32)
square feet in size and twelve (12) feet in height.
these signs may not be erected prior to site plan
approval of the project and must be removed prior to
the issuance of a certificate of occupancy for the
development.
(e) any three (3) of the signs described in subsections
(i) through (iv) below.
(i)

Wall Signs - A structure may have wall signs with an aggregate
size of no more than one and one-half square feet for each lineal
foot of the length of a wall facing a street or body of water, but in no
case measuring an aggregate of more than 75 square feet. Structures
abutting more than one street or body of water may have wall signs,
with an aggregate as described above, for each wall facing a street
or body of water. The signs may be distributed on any exterior walls
of the structure, and may not be placed so as to exceed the limits
of the wall on which they are placed. Hanging signs shall be considered
to be wall signs for the purposes of this section and are permitted
as part of the aggregate size for wall signs.

(ii)

Projecting Signs - One projecting sign per business, no larger
than six (6) square feet. Buildings on corner lots may have one (1)
projecting sign facing each street. No such sign may project more
than three (3) feet from any wall. Projecting signs must be a minimum of eight (8) feet above grade, and the maximum height of any
projecting sign may not exceed the height of the building to which
it is attached or fifteen (15) feet above grade, whichever is lower
The Mayor and City Council must approve signs that project over or
into a public way or the Boardwalk as regulated by Section 66-14 of
the Code.

Permitted Signs

35

Ocean City Development Corporation

(iii)

Free-standing Signs
1.

2.

3.

(iv)

One (1) freestanding sign per lot facing each major street that
the lot fronts upon (major streets defined in this ordinance as
Baltimore Avenue, Philadelphia Avenue and St. Louis Avenue.)
Such signs may be no larger than one hundred (100) square
feet. The maximum eight of a freestanding sign may not
exceed twenty (20) feet above grade.
The maximum size of freestanding signs may be increased by
fifty percent (50%) if a monument sign is used. The maximum
height of monument signs is six (6) feet above grade.
One electronic or computer sign shall be permitted in
commercial and R-3 districts. Their signboards must not
exceed 32 sq. ft. The message displayed by such signs may not
change more often than one time each five seconds.

Awning Signs - One (1) awning sign, the size of which shall
not exceed twenty five percent (25%) of the area of the awning. The
location of the sign shall not exceed the limits of the awning
and the sign shall only be located on a valance which may be no
taller than one foot (1’).

(f) window signs, which do not cumulatively exceed twenty-

five (25) percent of the area of the window on which they are
placed.
(g) shopping centers, as defined in section 110-2 of the

code of ocean city, may have one (1) free standing sign
as regulated by subsection e (iii), and one (1) wall sign
or projecting sign for each business as regulated by
subsections e (1) and (2) and shall provide a uniform
signage plan for approval.
(h) hotels and motels are permitted one (1) additional wall

sign (in addition to signs permitted elsewhere in this
ordinance) to identify accessory uses within the hotel.
accessory uses in this subsection include uses such as
restaurants, bars, lounges, shops, meeting and
convention facilities. the additional sign may be no
larger than fifty percent (50%) of the maximum size of a
primary wall sign that could be located on the property.
(i) off-premise parking lot signs shall not exceed ten feet

(10’) in height when placed behind a fence and the
placement of such signs shall be limited to one street
frontage.
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f.

nonconforming signs
Intent
(1) signs which were legally in existence prior to the
adoption of this ordinance which do not conform to the
provisions of this ordinance are declared nonconforming
signs. it is the intent of this section to encourage the
eventual elimination of nonconformity signs, since they
are of concern with regard to the public health, safety,
welfare and community appearance just as are new signs.
it is also the intent that any elimination of nonconforming
signs be effected so as to avoid unreasonable denial of
established property rights.

design
standards
Administration and
Enforcement
These regulations shall
be administered by the
Department of Planning and
Community Development of
the Town of Ocean City,
with assistance from the
Ocean City Development
Corporation as needed.
Administration, enforcement,
and permitting shall be as
provided in the Code of the
Town of Ocean City.

(2) all existing signs, which are identified in section d of
this ordinance as prohibited signs shall be removed
within (90) days of the effective date of this ordinance,
with the exception of the signs described in subsection
d-10 and subsection d-11 (i.e., signs containing flashing,
blinking, revolving or rotating lights and roof signs),
which may follow the schedule in sec. 110-827 F (3).
(3) any nonconforming sign except those identified in
subsection F(2) as exceptions, shall be made to conform to
the requirements of this section within ten (10) years of
the passage of this ordinance, but otherwise shall be
removed, replaced, or made to confirm to the
requirements of this ordinance when it is:
(a) Changed or replaced with another sign; however, the face or copy
of a nonconforming sign may be changed without bringing the sign
into conformity,providing such changes are nonstructural in nature.
(b) Structurally altered so as to extend its useful life.
(c) Expanded or enlarged.
(d) Relocated.
(e) Repaired or re-established after damage by more than 50 percent
of its value at the time of the damage or destruction.
(f) Modified in any way that would increase the degree of nonconformity.

(4) nonconforming window signs that exceed the aggregate
window coverage stipulated in section e2f
shall be made to conform to the requirements of this
section within one (1) year after adoption of this
ordinance.
(5) nothing in this section shall prevent ordinary maintenance
performed on a nonconforming sign or sign structure.

Variances

The Board of Zoning Appeals shall have the power to grant variances to the
sign regulations contained in this Overlay Zone only. Variances to this section
shall be guided by and follow the procedures in Section 110-95.

Nonconforming Signs
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Vending machines are permitted subject to the
following regulations.
a. A premise may have the greater of two vending machines, or one
vending machine per 75 linear feet of street frontage along each
street, with the machines fronting said street. Vending machines
shall be placed binding upon and touching a building and may not
block any doorway, window, architectural detail, or corner visibility.
Grouping of three or more vending machines may be permitted
provided they are located within an enclosure meeting the design
standards. There shall be no restriction on the number of vending
machines that are not visible from a public way.

“ You got to be
careful if you
don't know
where you're
going,because
you might not
get there.”
~ Yogi Berra,
Former Major League
Baseball Catcher

b. Vending machines shall not be placed closer than
three feet from any public right of way except where
the existing building will not permit this setback.
One existing vending machine per premise located
in this setback area before September 15, 2006,
shall be permitted. Vending machines shall be
placed binding upon and touching a building and may
not encroach into the public right of way.

approved
vending
machine
enclosure

c. These restrictions shall not apply to that portion of
any property which fronts upon the east and west
sides of Atlantic Avenue (the Boardwalk), except
machines shall be placed binding and touching
a building. Vending machines on east-west side
streets of properties that also front the Boardwalk
shall be regulated by subsection 110-605 (14) a.

wood shingle
roofing
white composite
lumber framing
and strapping
3 vending machines
wood shingle
siding

Aerial of beach and
boardwalk from 12th St.
looking South.
George Washington,
Lankford, Majestic Hotels.
Circa 1948
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Vending Machines

Model Building for
Upper Downtown Area
1. Habitable attic story as per
incentives, allows five levels
over parking
2. Upper levels setback from street
to minimize apparent height
and fit in with existing buildings
3. Porches with columns
taken all the way to the ground,
no cantilevers
4. “Traditional” building
form and details
5. Light colors
6. Parking screened from street
7. All vehicular access from rear alley,
or side street when possible

These incentives are intended to encourage
new development to respect and compliment the "sense of place" that
residents and visitors currently enjoy within the downtown area. To preserve
this character, common architectural elements, and traditional rhythm of
the street setbacks must be encouraged. Buildings with pitched roofs and
dormers, generous front porches with columns and compatible colors are
critical to this goal. As large development projects become part of the
downtown landscape it is equally important to address parking location and
the design of buildings over three stories high. The incentive program is
voluntary and its benefits are available to any project that meets the intent
of these regulations and guidelines. Recognizing the impossibility of creating
one program to fit all projects, it should be noted that some aspects of this
program are subject to review. The following pages describe the requirements
and benefits for participation in this incentive program.

Development Incentives
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requirements for
incentives program

Avenue
Front Setback
Incentive Requirement

(1) front porches with columns and a minimum depth of
seven feet deep. porches above the third floor may be
less than seven feet deep. the arrangement of
additional porches and openings on the project facade
will be subject to review. buildings on street corners
are expected to wrap porches around the corner
on the lower three levels.

AVENUE
SIDEWALK
10’ SETBACK
17’

(2) buildings with their front facades along the
avenues (excluding atlantic avenue) shall be
setback ten feet, followed by a porch zone of a
minimum of seven (7) feet. the 4th and 5th floors
of these buildings shall contain an additional
porch zone setback of at least seven feet. see
example on page 39.

7’ PORCH
BUILDING LINE

(3) buildings with their front facades along side
streets shall follow the rhythm of the street and
be setback ten (10) feet, but the porch may intrude
within this front setback area up to seven (7) feet.
the 4th and 5th floors of this building shall
contain an additional porch zone setback of at
least seven feet.

Side Street
Front Setback
Incentive Requirement

(4) buildings higher than five stories shall have
additional upper floor setbacks, subject to review.

SIDE STREET

(5) buildings that are less than five stories are required
to have a pitched roof, but taller buildings may have
other roof designs, as approved.

SIDEWALK
10’

(6) sidewalks shall be a minimum of eight (8) feet wide,
where possible, a portion of which may be pervious
pavers. there shall be special consideration for
widening side street sidewalks for boardwalk fronting
properties.

3’ SETBACK
7’ PORCH
BUILDING LINE

“It is often at the design stage
that most can be done
to maximize value.”
~ National Audit Office,
Modernizing Construction Report, 2001
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benefits of
incentives program
(1) parking
a. A portion of a project’s on-site residential parking requirement may
be satisfied by using tandem (stacked) parking. These tandem parking
spaces must be used for the same living unit and no more than one
(1) space may be stacked behind another. See pages 42 and 43.
b. A reduction of parking to 2 parking spaces for 3 bedroom
units, subject to approval by the Mayor and City Council.
c. To promote first floor commercial uses in appropriately zoned
districts, a project will be permitted to satisfy 50% of its
commercial parking requirements with reduced parking space sizes.
Minimum parking space size shall be 18’ x 8’.
d. First floor commercial uses providing a covered walkway can
provide one less parking space for commercial parking
requirements for each 300 sq. ft. of covered walkway area abutting
a public street.
e. Projects may participate in a fee in lieu of parking program when
approved by the Mayor and City Council.
(2) five foot reduced rear setback subject to approval of the
town of ocean city fire department.
(3) a project that provides pitched roofs and dormers will be
allowed to use 50% of its upper floor footprint for
residential and commercial uses, not withstanding the
definition of building height in section 110-2 of the zoning
code, unless otherwise prohibited by the building code.
dormers must be of traditional style and must appear to be
part of a functioning interior.
(4) projects containing only residential uses are not required
to provide a loading zone. mixed-use projects that contain
20 residential units or less are also not required to
provide a loading zone.
(5) a building’s porch or covered walkway may intrude into its
side yard setback. when the side yard abuts a public street
it may intrude up to seven (7) feet into this setback, but may
not be placed over the public right of way. when the side
yard setback abuts an interior lot line it may intrude up to
five (5) feet from this side lot line and be subject to review
by the fire marshall. in no case shall a porch impede
pedestrian access to a required eight (8) foot wide sidewalk.
(6) building height to be measured from base flood elevation.
(7) front stairways may intrude into the front setback area.
(8) to promote mixed use development, accessory uses within the
r-2, medium residential, district and r-3a, moderate residential,
district are permitted when project abuts the east and west
sides of philadelphia avenue and baltimore avenue.
(9) restaurant uses within a motel or hotel building which contain
20 or more guest rooms or suites which may contain no more than
fifty (50) square feet of public area (dining area) per each
motel/hotel or suite within the building.
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TANDEM PARKING CONCEPTS
TYPICAL DOUBLE LOT DEVELOPMENT
EXAMPLE FOR BUILDINGS GREATER THAN 3 FLOORS
other solutions may be acceptable
TYPICAL DOUBLE LOT DEPTH

ALLEY

1

2

3

4

5

6

21

7

8

22

9

10



11

12

13

14

15

16

17

18

LOBBY
ACCESS

20

24

28

27

25

29

30

26

19

STAIR
TOWER
#1

PROPERTY
LINE

SIDE STREET

23

PARKING OR
1ST FLOOR
USE +/- 2500 SF

BALTIMORE AVENUE
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TANDEM PARKING CONCEPTS
EXAMPLES FOR BUILDINGS GREATER THAN 3 FLOORS
other solutions may be acceptable

TYPICAL SINGLE LOT DEVELOPMENT
(INTERIOR)

8

7

6

5

1

2

3

4

TYPICAL SINGLE LOT DEVELOPMENT
(CORNER)

SIDE STREET
ENTRY
LINE OF BUILDING
FOOTPRINT ABOVE

PORCH ZONE

PORCH ZONE

PORCH ZONE

LINE OF BUILDING
FOOTPRINT ABOVE

PORCH ZONE

7’
10’

PROPERTY LINE

10’

PROPERTY LINE

BALTIMORE AVENUE
Parking

7’

43

BALTIMORE AVENUE
Ocean City Development Corporation

